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Foreword

As a publlc service to assist local housing activities through
cleerrer understanding of locaI horrsing market conditions, FHI
inltiated publication of its comprehensive housing market analyses
early in 1965. while each report is designed rp"-ifically for
FIIA use in administering its mor:tgage insurance operations, it
is expected that the factual information and the findings and
conclursions of these reports will be generally useful also tobuilders, mortgagees, and others concerned with local housing
problems and to <)thers having an interest in local economic con-
ditions and trends.

since market analysis is not an exact science the judgmental
factor is lmportant in the development of findings and conclusions.
There wl11, of course, be differences of opinion in the inter-
pretatlon of avallable factual information in determining the
absorptive capaclty of the market and the requlrements for maln-
tenance of a reasoneble balance in demand-supply reLatlonships.

The factual framework for each analysis is developed as thoroughly
.rs possible on the basis of inf orrnatlon avai Lable f rom both locat
and national sources. unless specifically identified by source
reference, alI estimates and judgmerts in the analysts are those
of the authorlng analyst.
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ANALYSIS OF THE
TOLEDO OHIO HOUSING MARKET

AS OF DECI"I'IBER I, L965

Summary and Conclusions

Durable goods manufacturing industries are basic to the economy of the Tolecio
area, accounting for almost 3O percent of total nonagricuLtural wage and
salary employment in Lucas County in 1964. As a durable goods-oriented
area, the Toledo economy is sensitive to national economic fluctuations.
Employment in the area decreased in the 1960-1961- period, but since that
time has been experiencing growth of about Ewo percent annually. In
November L965, the work force in the Toledo Hl"lA consisted of 2L9,4OO
employed persons and 5,7OO, or 2.5 percent, unemployed. During the
December 1965-December 1967 period, nonagricultural wage and salary
employment in the area is expected to increase by 8,OOO.

2. The popuLation of the Toledo HMA is 564,800 as of December 1, L965, an
increase of over 35,3OO (seven percent) since April t960. Of the total
population, abcut 386,8OO ae in the city of Toledo. By December 1967,
Ehe total population in the HMA is expected to reach 58O,3OO, a gain that
would represent an increase of 15,500 (7,15O annually) above the December
1965 level.

3. The current median annual incorne of all families in the Toiedo HMA,
after ceduction of Federal income taxes, is about $7,675, and the
current median after-tax income of a1l tenan: families is $6,175.

4. There are currently about I7o,3oo households in the Toledo HMA, an
increase of almost seven percent since ApriL 1960. currentLy, there
are 119,9OO households in Toledo, a gain of almost 20 percentrrefleeting
annexations since f 95O. The average annual householci gain of 1,9_5O betieen
April 196O and December 1965 should increase to about 2,4OO households
annua lly drrring the f orecas t pericd .

There are L79,7oo housing units in the Toledo HMA at the present time,
representing a net addition to the housing stock of 1L,l5O units since
Aprii 1960. This net additicn resuited from the compLetion of about
L4,65c housing units, including about 2oo units a year outside permit-
issuing pLaces, and the demoiition of about 3,5oo housing units between ApriI
i960 and December 1965. The numbei' of units authorized for construction
by bui lding permits in the Tcledo h}IA totaled almost 3,3OO in 1964 anci
2,600 in the first eleven months of 1965. Multifamily construction has
been increasing steadily since 1960, reaching an authorization level of
1,4OO in 1964.
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As of December L965, Ehere are about 5,900 vacant dwelling units
available for sale or rent. in Ehe Toledo HLIA. The current homeowner
vacancy raEe is abouE 1.5 percent, and tire renEer vacancy rate is
7.7 percent. These vacancy rates are slightry above the most desir-
able level, but represent a reduction from 1960 levels, an indicaEion
of lmproved economic conditions.

Demand for additional privately-owned housing in the next two years is
expected to be about 2,550 uniEs annually, comprised of 1,850 sales
units and 700 rental units. An addltional annual demand for about,
300 rental units could be reaLized through Ehe use of public benefits
or assistance in flnancing or land acqulsition, exclusive of. public
low-rent housing and rent-supplement accomodations. Demand'for new
sales housing by sales price ranges is expec!,ed ro approximate the
pattern indicated on page 23. An approximate distribution of rental
demand by monthly gross rent and size of unlts is presented on page
25.
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ANALYSIS OF THE
TOLEDO OHIO. HOUSING MARKET

AS OF DECEMB I L9

Housins Market Area

The Toledo Housing }{arket Area (HI"IA) is def ined as being coterminouswith Lucas and wood counties, ohio. The area, as delineated, includesthe ohio portion of the Toledo, oirio-Michigan standard Metropolitanstatistical Area (sMsA) . Inlonroe county, Michigan, although recentryclassified by t.he Bureau of the Budget as part of Ehe sMsA, has beenexcluced from the Toledo HMA because it is ;udged to constitute aseparate rrousing rnarket. The two-county HMA contained about 52g,5oopeople in April L96o L/, the great majority of whom resided in theurban area of Toledo, which includes the cities of Toledo, oregon,sylvania, and Maumee in Lucas county and perrysburg in wood county.

Ttre HMA is situated in northraestern ohio on the westernmost shore ofLake Erie, approximately 75 miles east of the Indiana State line andabuEting the Michigan bcrder (see map).

complementing and emphasizLng Toledots central geograpliic location, the
Hl"lA has excellent highvray, rai1, and water transportatlon facilities.
The ohio Turnpike with two interchanges within the HMA, provides amain east-west ar:ery and rnterstate 75, a major north-south facility,
connects with DetroiE 55 miles Eo tire nort.h and wiEh Cincinnat L 2L5 milesto the south. Toledo is served by eleven railroadsl a large portion ofche rail freight comes from the distribution of auEomotive parts andaccessories. The port of Toledo serves as a major transportatiol com-ponent of the HMA and ranks second on the Great Lakes and ninth in theunited states in Eotal tonnage irandled. The port is Ehe largest moverof soft coal in the world, with other major categories of wat.erborne
tonnage including iron ore, grain, and petroleum. rn addition t' thehignway. rail, and porE facllities, tire area has fine air, truck, andbus service available.

Inasmuch as the
only 2.5 percent
and housing data
nonf arm dat.a.

rural farm population of the Toledo HMA constitutedof the tot.al population in 1960, all demographic
in this analysis refer to Ehe Eotal of farm and

LI
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TOLEDO, OHIO, HOUSING MARKET AREA
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Economy of the Area

acter and HisEor

From iEs initial setElemenE as a trading post in 1680 to its incor-
poration as a ciLy in 1837, t,he growt,h of the city of Toledo centered
around its location on Lake Erie in rhe rich Maumee River Valley. As
the westernmosE port on Lake Erie, Toledo became established as a

transfer poinE between the agriculEural west and the indusErially-
developing east. The advenE of the railroad and the discovery of
peEroleum to the south of Toledo strengthened its position as a
transfer point and added impetus Eo the area's industrial progress.

The locaEion of glass and automotive industries in the Toledo area
in the early 1900rs and their subsequent expanslon changed the economiq
character of the area and provided the base for further indust,rial
expansi-on. Tire rapid growth of che automotlve industry af ter World
War I and the advantageous location of the city prompted suppliers
of automoEive parts (spark plugs, safety glass, aut,o furnishings) to
locate in the HI'IA. These developments have made tne automotive
industry Ehe dominant factor in the economy of the Toledo HI'IA.

Employment

Current Estimate. According to the Division of Research and Statistics,
Ohlo Bureau of Unemployment Compensatlon, Ehere was a toEal of 2L9,400
persons employed in the Toledo HMA in November 1965, representing an
increase of about 9,900 over Lhe November L964 total of 209,500. Of
the November 1965 toEal, about 192,500 (88 percent) were employed in
Lucas County and the remaining 26,900 were working in Wood Count,y.

Past Trend. Employment. data for Ehe two-county Hl,lA are not available
for long-Lerm trend analysis. NonagriculEural wage and salary employ-
ment data for Lucas County are available, however, fron: i95B
through 1964 ar.d should indicate significant employment trends in ttre
Toledo Hl,lA (see tablel).

After increasing by almost two percent annually between 1958 and 1.960,
nonagricultural wage and salary employment in Lucas County declined
from a 1960 annual average of 159,600 to a seven-year low of 151,800 in
1961. This emplOyment drop of almost five percenL, or 7,800 jobs, t{ag
atEributable primarily to the response of the durable goods segment of
the economy to Ehe 1960-1961 national recession. With t.he decrease in
automc,tive productlon and smaller reductions in metal and machinery pro-
duction, emptoyment in durable goods industries dropped from 46,100 in
1960 to an annual average of 40,800.in 1961. Aften tire 1961.10\2,
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nonagrlcultural wage and salary employment in Lucas CounEy rose about
two percent annualty, from 1511800 in 1961 to a L964 annual average
of 160, 200.

Distributlon by Maior Industry. Of the 1964 average of 160,200 nonag-
ricultural wage and salary employees in Lucas County, 60,100 (38 percent)
were employed in manufacturing industrles and 100,100 (62 percent) were
employed tn nonmanufact,uring industries. These proport,ions remained
relatively unchanged during the 1958-L964 perlod (see tabLe I).

Durable goods manufacturlng industries are basic to the economy of E.he atea,
accounting for almost 30 percent of total nonagricultural wage and salary
employment in Lucas County in 1964. It was this segment of t,he economy
which was most affected by the 1961 recession, with total emplolment
dropping over 11 percent between 1960 and 1961. Although the number
of employees in the durable goods seguent has rlsen steadlly slnce 1961,
it is slgnificant to noEe thaE it was not untll 1964 that employment
in the category reached Ehe pre-1961 leve1. Transport.aElon equlpment,
t,he largesL of the manufacturing lndustries, experienced annual ernploy-
ment increases of 21000 and 1,600 between 1961 and 1963. Employment
in Ehis induet,ry remained stable during the 1963-1964 perlod, averaging
abouE 15r700 workers, or almosE ten percent of all nonagriculturat wage
and satary employees in Lucas County. Employment increases in the primary
met,aI, fabricaEed met,at, aad nonelectricaL ,ngc.hinery industrles have been
steady duriug the 1961-L964.period.

Employment i.n nonmanufacLurlng lndust,ries averaged 100,100 La L964,
about 62 percent of toEal nonagricultural wage and salary employment ln
Lucas County. Nonmanufacturlng empl(ryment was not as seriously affected
by the 196 1 recess j-on as was manufacLurlng emplo)ment. After a 1960-
1961 decllne of about two percent, employment, in nonmanufacturing
industries increased by about one percent annually durlng the 1961-1964
period. The only segment of nonmanufacturlng employment in which there
was a steady decline beEween 1958 and 1963was contract constructlon, from
8,600 ln 1958 to 6,300 in 1963. Increasfn$ residentlal consEruction
halted Lhe decllne and employment ln the construction industry rose
sllghtly to a 196/+ average of- 6,700.

While employment ln most of the nonmanufact,urlng industrles l-,as remained
stable aince L96L, the servlce and goverrunent segments have shown
steady ernplovment growtii. Employrnent increases averaging about three
percent annually between 1961 and 1964 were recorded for each of Ehe two
caEegories.
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Employment Participation Rate. The ratio of employmenE to the total
population of the HI,IA is termed the employment participation rate.
Census data indicate that the ratio for the two-county area was 35.82
percent in 1960, a decrease from the 1950 ratio of 38.13 percent.
The decreasing participaEion raEe of the 1950-1960 decade probably
continued into the first far years of the 1960's. Improved economic
conditions have encouraged more residents to enter the civlllan work
force recently, thereby reversing the downward trend, and presently
Ehe emplo)rment participation rate is rising steadily.

Principal Employment Sources

Table II lists the major manufacturing employers In the To1edo HMA by
industry and employaent" A11 of the employnent totals for iirdividual
firms reported in this analysis were obtained from the 1961 and 1965
Ohio Directory of Manuf act,urers.

Three Toledo area employe rs engaged in tlie traasporEation equipment
indust,ry currently employ over 2,000 workers each. Kaiser Jeep, tire
largest. of the three, produces.rrJeep, vehicles and accessories. Employ-
ment at Kaiser Jeep has increased consideraoly recetEly, totalling
about 4,840 in 1960 and 7,700 in L964. The firm wa,; serj-ously affected
by tl're 1961 recession, buE new government contracts and the production
start of the "Jeep Wagoneerlr ltave increased employment since the'1961
low. The Chevrolet Motor Division of General LloEors and the Dana'Cor-
Poration, the two other major automotive employers in Ehe Toledo area,
have had gains in employment since 1960. Chevrolet employed about 2,400
workers in 1960 and 2,950 in L964, and Dana had about 21050 workers in
1960 and 2,825 in 1964. The Chevrolet plant produces automatic auto-
moblle Eransmissions and Dana manufactures automotive components.

The glass industry in the Toledo area is closely linked to tire automotj-ve
industry as a supplier of window and safety plate glass. Therefore,
employment in tLe industry is sensitive to fluctuations in aulo production.
Libbey Owens Ford Glass Company has four planEs in the area which employed
abouE 5,250 people La L964. rn addition, tire Libbe.y Glass Dlvision of
Owens lllinois irad a 1964 employment level of almost L,675.

Maj or Electrical and none lectrical machinerv producers in the Toledo
area have had divergent. emplo)rmenc trends. The only large employer
in electrical machinery ln the Toledo HI'{A currently is Champion Spark
P1ug, wlth a reported employment level of about 1,500 in 1964, a re-
duction from the 1960 total of 1,650. The Auto-Lite spark plug,company,
which employed about 3,630 people ln 1960,was not listed in the Manufacturers
Directory after 1961, since part of the facility was being moved elsewhere.
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Both of these firms, heaviLy dependent upon the automotive industry,
showed employment losses during the I96O- l96l period. Major non-
electrical machinery producers in the Toledo tMA include DeViIbiss,
Doehler-Jarvis, ToLedo Scale, and Midland Ross Corporation. All have
exhibited 1964 employment levels above the reported 196O totals.
Unlike the other major manufacturing classifications in the Toledo area,
the nonelectrical machinery industry is not heavily dependent upon
the automotive industry.

Unemployment

Division of Research and Statistics, Ohio Bureau of Unemployment
Compensation daEa indicate that there were 5,700 unemployed persons
in Lucas and lJood Counties in November 1965, equal to 2.5 percenE
of the total work force. The currenE rate represents a decrease from
the November L964 rate of 3.0 percent and is a continuaEion of a
decline that sEarted in 1961.

Estimated Future Emp lolrmenE

I{onagrlcultural wage and salary employment in the Toledo HMA is expected
to increase by 8,000,or 41000 annually, over the next two years. This
employment growttr is based on the assumpt.ion that the automotive industry
will continue its recenE growth, thereby encouraging correspondlng in-
creases in the automoLive supply indust.ries within t,tre Toledo economy.
The expansion of local industries will be complemented by the location
of a new Chrysler Corporation automot,ive parts nl,ant in Perrysburg town-
ship in Wood County. Constructlon of the plant has started and ten-
tative plans call for the transfer of the first productlon employees to
tire area in AugusE L966. Chrysler Corporation has announced that employmenE
should reach 600 to 11000 jobs in early L967, with the peak employmenE
level of 3,500 to be reached within three years.

The lncreases anticipated in the manufacturing sector wl11 be reflected
also in the demand for more services, more trade facilities, and more
governmental functions. These supporEing indust,ries should continue
recent employment i-ncreases EhroughouE the forecast period.

Income

Wages. The average gEoss weekly earnings of production workers on rnsou-
facturing payrolls in the Toledo area riere $tZZ fn L964, slightly above
the average for Ohio and considerably above the national average of $103.
As shown in the following table, Ehe work week averaged 41.7 hours ln the
Toledo area in L964, also slightty above the Ohio and national averages.
Between 1959 and L964, all three areas experienced about a 17 percenE
increase in weekly earnings.
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Average Gross Weekly Hours and Earninss
of Manufacturing Production Workers

L959 to L964
(Rounded to nearest dollar)

Toledo Ohio UniEed States
Year Earnings Hours Earnings Hours Earnings Hours

L959
r960
196 1
t962
1963
L964

$ 108
108
110
115
LL7
L27

$ae
90
92
97

100
103

40.3
39.7
39. B

40.4
40.5
40.7

40
40
39
40
40
4L

7

0
0
B

1

6

5
0
7

5

4
7

$ro3
r04
107
113
116
L2l

40
40
40
40
4L
4L

Source: U.S. Bureau of Labor Statistics.

Familv Income. The current median annual income of aIl families in the
Toledo HMA, after deduction of Federal income taxes, is about $-7,675,and the current median after-tax income of all tenant families is $6,175.Approximately 15 percent of all families and 2g percent of all tenantfamilies have after-tax income below $4,ooo annually; 2g percent of al1families and 14 percent of all tenant families have income in excess of
$to,ooo annually (see table rrr). By 1967, the median annual after-tax
income of aIl families should reach $8,o75, while the median renter incomeis expected to rise to $6,5OO.
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Demographic Fact.ors

Population

Current Estimate. The population of the Toledo HI4A is 564,800 as of
December 1, 1965, an increase of over 35,3OO (seven percent) since Apri'l
1960. Of the rotal, about 86 percent (486,3OO) lives in Lucas County
and the remaining 14 percent (78,5OO) resides in Wbod County. About
386,8OO persons now live in the city o f Toledo, a 22 percent population
gain since April- 1960; however, over 9O percent of the increase in
population in the city resulted from annexation activity. According to
the Toledo-Lucas County Planning Commission, there have been over 50

annexations to the city of Toledo since April 1960. About 62,20,0 people
lived in the areas aE the time of their annexation. MosE of the annex-
ations have been in areas to the west and north of Toledo.

Past Trend .DuringtheAprillg5otoAprii1960period,Ehetotal
of the HMA gt., from abouL 455,2OO to 529,5OO, an incremenE

74,4oo (15 percent). The population of Lucas County rose
t 395,60o in April L95o to over 456,90o in April 196o, and

in wood county increased from 59,60O to 72,600 during the
e. About 8l percent of the population increase in the Hl'lA

5O and 1950 occurred outside the city of Toledo, reflecting
gration of families from the city to the suburbs'- Population
ios. from 303,600 in Aprii l95O to an April 196O level of
gain of abouE five pereent during the decade' Over-all
fh"r,g." in the HMA are shoqrn below, and are presented in

tailln table IV.

Components of Populati on Chanee
Toledo, Ohio, HMA

r950- t965

Averase annual chanse from pre cedins date

population
of almost
from almos
popu lat ion
195O decad
between 19

the out-mi
in Toledo
3I8,OOO, a
population
greater de

Date

April l950
April l960
December 1965

Source s

PopulaEion Number

455,L56
529,527
5 64, 8OO

7,431 7,283
6,225 5,825

Net natural
increase

Net
migrati on

t54
400

I95O and 1960 U.S. Censuses of Population, Ohio State
Department of Health. and estimates by Housing Market
Analyst.



9

Estimated Future Population. Based on the increases in empLoyment that
are expected to occur in the Toledo HMA during the next two years, it is
estimated that totrrl population will increase by about l5'5OO, or
7,-75O annually, to a December 1967 level of 580,30O. About 85 percent
of this growth is expected to occur in Lucas County, mainly in the
suburban fringe areas of ToIedo.

Net Natural Increase and Misration. The major components of population
change are net natural increase (resident live births less resident
deaths) and net migration. As seen in the table on the preceding Pa8e,
net in-migration accounted for about two percent of the l95O- 1960
total population increase and for over six percent of the 196O- 1965
gain. Although the annual average in-migration between ApriI 1960
and December 1965 is shown as 4OO, it is probable that it was not
until after the 196l recession that in-migration reached and subse-
quently surpassed this leveL The rising proportion of population
gain due to in-migratton reflects the increasing economic opportunities
in the area in recent years.

Househo lds

Current EsEimate. The Eotal number of households in the'Toledo HMA is
currently about t7O,3OO, an increase o

or 1,95O annuallY, since APril f960.
December 1965 total households are in

f almosE 11,1O0 (seven Percent),
About 87 percent (148,4OO) of the
Lucas County and the remaining 13

percent (2t,9oo) are in l,lood county. currently, Ehere are lI9,9OO house-

hotds in Toledo, a gain of almost 2o percent since April 1960. Like
population totals for Toledo, the current number of households in the
.ity in"luCes those acquired through annexaEions. Based on the estimates
of population in annexed areas at the time of annexation, it is judged

abolt-l7,600 households were added Eo the city of Toledo by annexation
between April l96O and December 1955.

Past Trend Between April l95O and April 1r J, the total number.,
households in the Toledo HMA increased frtn 133,4O0'to over 159,2OO,
a gain of. 25,8OO. The increase in households between 1950 and 1960
reflects, in part, the change in census definrtion fromrrdwelling unit'l
in the l95O Census torrhousing unitrrin the 1960 Census. The number of
households in Lucas County increased from I16,600 in 195O to over l38,9OO
in 196O, and in l^lood County increased from 16,800 to almost 20,3O0 during
the decade. Between 195O and [960, the number of households in the city
of Toledo increased by about ll percent, from 90,4OO to lOO,lOO.

Over-all household changes in the Toledo IMA are presented in the follow-
ing table, showing particularly a decline of about one-fourth in the annual
rate of growth from L96O to 1965, as compared with the t95O-196O decade,
and an expectation that the l95O-196O rate of growth wilL almost be
attained again in the next two years. Table V presents household changes
in the major geographical segments of the area.



Date

Aprii l95O
April 1960
December 1965
December 1967

10

Changes in Households
To ledo Ohio HMA

r950- 1967

Number

t33,419
159,226
I 70,3OO
1 75, IOO

Average annual change
from preceding date

2,58L
I,g5O
2,4OO

Sources: t95O and 1950 U.S. Censuses of Housing.
1965 and 1967 estimated by Housing
Market Analyst.

Household Size Trends. Ihe average size of households in the Toledo
HMA decreased during the l95O-1960 decade, from about 3.26 in l95O to
3.24 ln 1960. As seen in the folloiving table, this. decline is
judged to have continued during the 195O-1965 period. The development
of Wood County as a suburban community has caused the average household
size to increase since 1950 in this area. Ihis segment of the HMA is an
area of high ovrner occupancy with a relatively smaIl proporEion.of one

and two person households.

Averaqe Household Size
To I edo Ohio HMA

Area

Total HMA

Lucas County
lilood County

1950 r960 and 196

Apri I
r950

3.26

Apri I
1960

3.24

December
L965

3.23

3.26
3. 33

3.22
3.37

3.2t
3.38

Sources: l95O and 1960 U.S. Censuses of Housing.
1965 estimated by Housing Market Analyst.

Estimatgd t'uture Househoid Growth. Based on the anticipated increaseit popu j.b .;;;;ru"iii"" in rhe HMA and on rhehousehold size trends evident in ihe 
"ru", there are expected to be aboutl75,loo households in rhe Toledo HMA by December 1967. This representsan average addition of about 2,4oo annually during the tlro_year forecastperiod. As in the past,.most of thi.s grorlh is expected to occur in theurban area of Toledo.
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Housine Market Eactors

Housins Supplv

Current Estimate and Past Trend. At present., there are about L79,7OO
housing units in the Toledo HMA, a net addition to the housing sEock of
about I1,l50 units, or about 1,975 annually, since April l960 (see
table VI). The number of housing units in Lucas County has increased
by about six percent since April 1960, reaching a December L965 total of
156,4O0. The remaining 23,30O housing units are located in Wood County.

During the 195O-1960 decade, the number of housing units in the Toledo
HMA increased by almost 3l,9OO (23 percent), from 136,7OO to over
168,5OO. Housing unit totals in each of the two constituent counties
alsoincreased by about 23 percent during the ten-year period.

Type of Structure. The proportion of the housing inventory of the
Toledo HMA that is in one-unit structures (including trailers) has re-
mained at 80 percent since ApriI 196C. Although the proportion of units
in multifamily structures is also the same for the ApriI 196O and December
1965 inventory, the proporEion has shifted slightly from two-, three-, or
four-unit structures to larger structures. This results from the
demolition of two- to four-unit structures in the downtown Toledo
area and the recent construction of large multifamily structures. The
following table lists the housing inventory by units in structure for
April 1960 and December L965.

Houqlfig Inventory by Units in SLructure
To I edo Ohio HMA

ApriI 1960 and December 1965

Units in
s truc ture

I unit
2 to 4 units
5 or more units

Tota L

134, to3
23,5L6
lo,gl3

toa fi29',

Apri I
1960

December
t965

Percent of t.otal
r960 t965

143, 3OO

24,3OO
12, LOO

ll9,7oo

80
L4

6

loo

80
13

1
100

al Differs slightLy from count of all housing units (168,548) because
units by type of structure were enumerated on a sample basis.

196O Census of Housing.
[965 estimated by Housing Market Ana1yst.

Sources:
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Age of Structure. About eight percent of the current housing inventory
has been built since April 196C, and about 29 percent has been added in
the last 15 years. Over one-half (52 percent) of all Lrousing units at
t.Lre pregent tinie were built prior Eo 1930

Distribution of the Inventorv bv Ase of Structure
To ledo Ohio HMA

December 1965

Number of units
Percentage

distribution

April 196O-December 1965
1955-March 1960
r950- 1954
t940-t949
1930- t939
L929 or earlier

Total loo.o

a/ Ihe basic census data reflect an unknown degree of error inrryear
builti' occasioned by the accuracy of response to enumeratorsl
questlons as well as errors caused by sampling.

Source: 1960 Census of Housing, adjusted to reflect building activity
and demolitions.

Condit.ion of the Inventory. About six percent of the housing units in
the Toledo HMA at the present Eime are dilapidated or lack one or more
plumbing facilities. The toEal of lO,60O units in this substandard
condition represents an improvemenE from the 196O figure of over L4,1OO,
about eight percenE of the 196O housing stock. The relative condition
of the inventory has improved since t96O as a result of the demolition
of deteriorating and dilapidated units in the city of Toledo as well as
new construction.

Year bui I t9l

Value and Rent.
of a1L owner-occup

l4,600
18,65C
19,25O
I 6, 9OO

1 7, 4OO

92,9OO
t79,7OO

8.1
ro .4
10. 7

9.4
9.7

5t.1

According to the Census of Housing, the median value
ied housing units in 1960 was $t2,5OO in Lucas

County and $l1,4OO in ![ood County. Recent subdivision and scattered
home construction, demolitlon of low-priced units in the city of Toledo,
and the slight increase in property values since 196O have been
factors in raising the median value toabout $I3,OOO in Lucas County and
almost $l2,OOO in \lood County.



13

Median monthly gross rents (contract rent plus utilities and services)
reported by the 1960 census were $72 in Lucas county and $7I in tlood
County. New multifamily rental housing units constructed since April
1960 have been primarily moderate- to high-rent units, and the median
rent. in the HMA probably is about $8O a month, currently.
ResidenEial BuiLdins Acri vi tv

Between January 1, 1960 and December r, Lg65, there have been almost
15,2o0 housing units authorized by building permits for consEructionin the Toledo HMA, about 1,350 in Inlood County.and 13,850 in Lucas County,including 25o unirs of public housing in the ciry of Toledo. rn
addition to these authorizations, however, it is estimated that about
2OO units a year have been built in non-permit-issuing places, especiallyin wood county. As seen in table Vrr, almosE 9l pereent of all permits
issued in the HMA between 1960 and 1965 were in Lucas county.

The annual volume of new residential construction has increased recently.The number of units authorized averaged abouE 2,225 in the 1960-1g62 periodrn 1963, however, the annual total increased to 21625 and, in 1964, reacheda ten-year high of almost 3,30o units. rn the first eleven months of1965, about 2,6C,C- units have been authorized for construction in the Toledo
HMA, about 2,375 in Lucas County and 225 in llood Counry. In the L96O-1962period, about one-third of all permits issued were in the city of Toledo;since that time, the proportion issued in Toledo has been increasing,reaching 51 percent in 1964 and 57 percent in t955. Toledors risingshare of authorizations is the result of increasing multifamily construc-tion in the city, primarily, but also reflects the extenslon oi geographicalboundaries of Toledo because of annexaLions.

The total number of new housing units authorized by building permits bytype of structure since 196o is presented in summary in the"fotiowingrable and in detail in table VIII.
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Units Authorized bv BuiLdins Permits bv Tvoe of Structure
To ledo Ohio HMA

Januarv 1 960-November 1965

Year

1960
1961
1962
L963
1964
1965 c/

2,LLO al
1,974
L,7O7
1,636
I ,975
t,640

t69
29L
425
995

1,411
950

Sing 1e-
f ami lv

Multi-
fami lv

Tota I
uni ts

2,279
2,265
2,L33
2,63L
3,286
2,59O

b/

Includes 47 public housing units.
Includes 2O3 public housing units.
Through November. Division by type of structure
estimated by Housing Market Analyst

Source: U.S. Bureau of the Census, C-40 ConsEruction
Reports.

Over 9,300 (74 percent) of the total units authorized in the HMA between
January 196O and December 1964 were singLe-family houses, and about 3,3OO
were units in muLtifamily structures. The number of single-family units
authorized decreased annually from over 2,Loo in 1960 to about 1,625 Ln
1963. As employment and annualincomes recovered from the low levels of
the early 196O's, single-family residential construction responded,
increasing from the 1963 low Eo about 1,875 units in 1964. rn the first
eLeven months of 1965 authorized single-family construction is estimated
to be about 1,650 units

Multifamily authorizations rose throughout the 1960-1964 period. From a
1960 level of about l7O units, multifamily construction increased to a
1964 total of over t,4OO units. It should be noted, however, that 2O3 of
the multifamily uniEs authorized' in 1964 were in a public housing project
in the city of Toledo. The 1965 muLt.ifamily construction estimate of 95O
units for eleven months is below the L964 tate but simi-Lar to 1963 construc-
tion. About 63 percenE, or over 2,O75 units, of all multifamiry units
auEhorized for construcEion between January 1950 and December 1964 were in
the city of Toledo.

Units Under Construction Based on building permit data and on the
postal vacancy survey conducted in November and December L965, it is
estimated that there are approximately 1,525 housing units under con-
struction at the present time. This total includes about 725 single-

a/
b/
c/
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famiLy units and 8OO multifamily units. The postal vacancy survey listed
about lrO5O apartments under construction in the Hl,lA; however, about 275
of these units are not to be residences, but rather a hospital in Sylvania.
About l,4OO of the total units currently under construction are in Lucas
County, primarily in and around the city of Toledo.

DemoliEions. Since April 1960, about 3,50O housing unlts have been
demolished in the Toledo HMA. Many of the units demollshed were in o1d,
single-family houses which had been converted to multiple use. Most of
the demolitions hrere a result of highway construction and urban renewal
activity in the city of toledo. Continuation of highway and urban
renewal programs in the area in the next few years is expected Eo keep
demolition activity near recent levels.

Tenure of Occupancy

Currently, about 72 percent (l22,lOO units) of the occupied housing sEock
in Ehe Toledo HMA is owner-occupied, and the remaining 28 percent (48,2OO
units) is renter-occupied. As shown in table VI, owner occupancy increased
from about 66 percent in April 1950 to over 71 percent in April 196C. The
trend toward homeownership evident in the HMA during the 195Ors has been
slowed recently due to inereasing multifamily construction. Reflecting
its suburban nature, Wood County currenEly has about 75 percent of all
households occupied by owners, while the ratio of owner occupancy in
Lucas County is somewhat lower, currently about 71 percenE.

Vacancy

196O Cen sus. Ihere were 5,85O vacant available housing units in the
Toledo HI"IA in April 1960, equal to about 3.5 percent of the total
inventory (see table W). of this number, about L,625 were available
for sale only and over 41225 were available for rent, reipresenting net
homeowner and renter vacancy ratios of 1.4 percent and 8.4 percent,
respectively. Qualitative characteristics of vacant units are importanE,
however, and it is significant that about six percent of the vacanr-
sales units and 20 percent of the available rental units in 1960 lacked
one or more plumbing facilities.

In April 1960, abouE 5,375 units in Lucas County were listed as available
vacancies, over 1r45O for sale and about 31925 for rent. About one-half
of all avaiLable sales units and over 92 percent of available rental units
.in Lucas County in April 1960 were in the city of Toledo.
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Postal Va Survevs . A postal vacancy survey was conducted in the
Toledo, Ohto-Michigan, SMSA ln the November 22, L965 to December 3,
1965 period by ten principal post offices in the area. The Ohio
portion of the survey covered 92 percent of the current inventory ln
Lucas County and about 52 percent of aI[ housing uniEs in ]Jood CounEy.
The postal survey listed over 155,6O0 possible deliveries in the Toledo
HIv!A, or 87 percent of the total current inventory.

As seen in table IX, about 5r5OO units (3.5 percent) were vacant at
Ehe tlme of the survey. Of the reported vacancies in the HI"IA, 2,800
r{ere residences, a vacancy ratio of 2"3 percenE, and about 2r7OO
were dellverles'to apartments, indicating an apartment vacancy ratio
of 8.2 percent. Although the postal vacancy survey listed about 2r8OO
vacanL resldences, over ten percent of these units actually are avall-
able for rent. About 11575 unlts (525 restdences and l,O5O apartments)
rrere reported to be under construction in the Toledo HMA. Also included
in Ehe postal survey were almost 2175O house trallers, of which 50, or
2.2 percenL, were in place and vacant.

It is important to note thaE the postal vacancy survey data are not
entlrely comparable with the data published by the Buraau of the
Census because of differences in definition, area delineations, and
methods of enumeration. The census reports units and vacancies by
tenure, whereas the posEal vacancy survey reports units and vacancies
by type of stnrcture. The Post Office Department defines a rrresidencerr
as a unlt representing one stop for one dellvery of mall (one rnailbox).
These are prlncipally single-faml1y homes, buE include row type houses,
and some duplexes and strucEures rrriEh addltional uniEs created by
converston. An [apartmentrr is a unit on a stop hrhere more than one
dellvery of mail ls posstble. Although the postal vacancy survey has
obvlous llmitatlons, when used in conjunctlon with other vacancy indicators
the survey serves a valuable function in the derivatlon of estimates of
local markeE condltions.

A prevlous vacancy survey was conducEed in Lucas County in November
1953 by four post offices in the area, including the Toledo Post Office.
The following table compares the results of the 1963 and 1965 surveys.
This comparlson indlcates that vacancy Lev.els in both sales and rental
houslng have decreased in the past two years.
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PosEal Va Survevs
Lucas Countv. Ohio

November 1963 and November 1965

Units

TotaI units surveYed
Percent vacant

Residences surveYed
Percent vacant

Apartments surveYed
Percent vacant

November
1953

140, Lg6
4.37"

log,367
2.67"

30, 829
LO.27.

November
t965

t43,498
3.67.

lt2,L57
2.37.

31 , 341
8.3%

Sources: FHA postal vacancy surveys conducted by cooperating Post-
masters in Toledo, Maumee, Sylvania, and \{aterville in
November 1963 and November L965.

FHA Vacancies. The ahnual occuPan cy survey of FHA-insured apartment
project
the las
l96l to
vacancy
however
rati os ,

and 5.5
surveye
vacancy
in the
in the
despi te

s, cond ucted each March, has covered l,4OO units in each of
t six years. Vacancies rose steadily from 6.0 percent in March

15.2 percen t in March 1963, an indication of the over-all rental
problem in the area in the early 1960's. Since March 1963,

, the annual occuPancy surveys have reported declining vacancy
from 15.2 percent in March 1963 to 9.4 percent in March 1964

pe rcent in March 1965, a six-year low' AII of the units
dbv the FHA report were built in the early I95O's; therefore,

Levels in the projects serve as an indication of the marke t
older, adequate, rental Projects. The decreasing vacancy rates
lder rental units indicates good marketing experience recent
the Iarge number of renEal projects which have been built in
two years '

ly

Cu rrent EsEimate. The recent downward trend in vacancies reported by both

rveys and annual FHA-project report's reflects a reversal
atits which reached a peak in the early 196O's' Based

Iess comprehensive priva.te surveys, and on Iocat field
estimated that there are about 5,9O0 vacant dwelling

or sale or rent in the Toledo IIMA currently, about 3.3

percent of the available inventory'

o

the last

posEal vacancY su
of high vacancy r
on these data, on

inspection, it is
units available f
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of this number, an estimated 1,875 are vacant sales units, representing
a current homeov"'ner vacancy ratio of 1.5 percent, and 4,O25 aie avai lablerental units, indicating a current renter vacancy rate of 7.7 percent. Itshould be noted that the estimated current vacancy rate of 3.3 percent
is slightly below that reported by the November 1965 postal vacancy
survey. This results from the fact that a number of units listed as
vacant by the postal survey were being held off the market by the Urban
Renewal Agency pending demolition. Of the vacant units enumerated asavailable, however, about eight percent of the sales units and al.most 3Opercent of the rental units are dilapidated or lacking one or more plumbing
facilities. The great majority of the substandard vacant Lrnits are in thecity of Toledo.

Sales Market

General Market conditions. The sales market in the Toledo area has
recovered trom tLre poor conditton of the early 196o's. Renevred
employment growth has prompted an increase in single-family conscruction
and a decline in sales vacancies. No geographic segment of the market
appears to be overbuilt. Nevertheless, the experience of the eartry
l960's has cautioned most builders to avoid large numbers of speculatively-
built homes, and most new sales construction in the Toledo area recently
has been done on a contract basis.

The fact that new homes in the Toledo HMA are available in the $L3,OOO
to $l5,OOO price range is creating a slight adverse affect on the market
for existing single-family homes. Competition from these newer homes
has linited sales of older single-fami ly houses located in the dov,zntornrn
areas <lf torrns contiguous to Toledo such as Oregon, Sylvania, Maumee,
and Perrysburg. This, however, is a sLight problem so far, and many other
older areas in the HMA are in excellent condition and are quite stabtre.
The existing home markets in the Otowa Hills section of West Toledo, and
in an area along Lake Erie knovsn as Point Place, for example, are sound
and not experiencing vacancy problems.

The majority of new sales construction in the Toledo HMA has been loci,Lted
around the city of Toledo, primarily to the west and south of the city.
The subdivisions located west of Toledo generally have units priced in
the $2O,OOO to $25,OOO price range, with some scattered building above
and below this range. To the southwest of 'the city, in the,Maumee area,
prices appear to be slightly higher, averaging around $27,500 for a new
home. In the northern section of the HMA, there has been new construction
in almost every price range, from some units around $l2r5OO to a few
small subdivisions priced above $3O,OOO.



r9

UnsoId Inventorv of N ew Homes. In Janua ry L966, Ehe Cleveland, Ohio,Insuring Office surveyed 15 subdivisions in the Toledo area. In the
selected subdivisions, I total of. 299 homes had been completed during1965. About two-thirds of the houses were sold before construction
starEed and the remaining 106 were built speculatively. Of the 106speculatively-built homes in 1965, 82 were sold, and 24 remained unsoldin January 1, L966. rhe unsold houses represented about 23 percent ofthe speculative construction. Over one-half of all units in the 15 sub-divisions were priced between $2orooo-$3orooo, and only about threepercent were priced above $30,OOO.

Rental Market

It has been only in the last .three years that multifamily construction
and large, private, rental projects have entered the Totedo market as
a significant faetor. In the early 1960r s, high vacancies in the
exisEing multifamily projects and little economic and population growth
kept multifamily consEruction at a low level. In 1963 and L964, however,
over 2r4OO multifamily unit,s were built, most of which were in projects
of five-or-more units at moderate- or high-rent. In addition, abouE 8OO

multifamily units authorized in 1965 currently are under construction in
the Toledo area.

The multifamily units built in the last three years generally have
experienced good occupancy. In November t965, the Cleveland, Ohio,
Insuring Office surveyed 17 apartment projects in the Toledo area
which were built afEer 1963. Twelve of the projects had been open
for more Ehan three months and have rented aII but four percent of the
units available for occupancy as 9f Novernber L965. The remaining
five projects, open t.hree months or less, had 2O.percent vaeant. GrosS
monEhly rents in projects less tfuin three years old averaged about $llO
to $t2O for one-be'droom units and $l3O to $f4O for two-bedroom apartmenEs

Although the over-alI rental market in Toledo is sound, the high-rent
segment is having vacancy problems. Competition from sales-type housing
appears to be the primary cause of this weakness. Monthly gross rents
in projects of this type begin at about $l8O for one-bedroom units.
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Ihe rental market in the older multifamily projects appears to be in
sound condition. Vacancies have decreased since the early 196O's in
many of the large projects. The older units generally offer fewer
amenities than recently-built muLtifamily projects, but rents are
significantly Lower.

FTIA ActiviLv. As seen in the table below, the number of FTlA-insured
loans in the Toledo HI"IA has followed residential building Erends since
1960. rhe total stayed relatively unchanged during t96o and lgGL,
dropped considerably in 1962, and has risen sEeadily since then.

Number of Existins and New Home Mor tEaqes
Insured by the FIIA
Toledo Ohio HMA

L960- L964

Area 1960 196 1 t962 1963 t964

Lucas County
Wood County
tMA _tota1

l,ooo
80

l,ogo

1 rOOl
.50

1 ,051

849
34

883

938
27

1,319
43

965 t,362

Source: FHA Division of Research and Statistics.

Urban Renewal Activity

Current. ly, there are seven active urban renewal projects in the HI4A, all
in the city of Toledo. Chase Park (!.-9) is bounded on the north by
ManhattanBoulevard,SuffieeaSt,AlbanyStreetonthesouth,
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and Ontario SEreet on the west. The Chase Park project encompasses
about 75 acres which have been cleared of over 350 dwelling uniEs.
About 5O units of public housing for Lhe elderly were built in the
area in 1965 and additional middle-income rental housing is con-
t.emplated for the remaining sites.

VistuLa Meadows (R-22) is a 27-block projecE Located on the northern
fringe of the downtov'rn Toledo business district. The present land use
consists of commercial structures and apartments, the bulk of which are
in dilapidaEed structures. About 2OO dwetling units will be demolished
in Ehe project area. Future land use will be a mix of residential,
commercial, and public facilities. The plan proposes a residenEial
development of two high-rise structures, one of which is intended for
housing for the elderly. In addition, a L64-unit public housing-for-
the-elderly projecE is planned.

Ironvitle (R-34) is a 72-acre project. located in the extreme norEheast
secEion of Toledo. The area is bordered by Bay St.reet, Clarence Avenue,
Duck Creek, and Jessie Street. The surrounding area is industrial, and
future use will be primarily industrial. About 225 housing units were
demolished and no housing replacements are planned.

Riverview (R-8O) is a dovmtovsn urban renewal project of L2.4 acres
bounded by Madison Avenue, St. Clair Street, Jefferson Avenue, and
the Maumee River. Prior land use was primarily commercial, with only
a few 'tupstairstt, dilapidated dwelling units. Redevelopment. of the
project area aLso will be for commercial uses. Land acquisition has
begun in this area.

Roosevelt School (R-84) project is currently in the planning stage.
At this t.ime, the area consists of residentiaL and light industrial
buildings. Present plans call for the demolition of about 6OO housing
units in L96'7.

East Side and 1[Iest Side are two local conservation projects currently
in progress in the Toledo area. Both are near downtown Toledo and are
areas in which homeovrners are encouraged to improve and maintain their
properties. About 1OO dwelling units were demolished in the 'I,lest Side
project as part of the Toledo Expressway program.

Public Housing

There are 1r693 public housing units in the Toledo area at the present
time. Of these, 2O3 units were built in L965. About 175 public housing
units in the Toledo HMA are designed for elderly occupants only.
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Demand for in

QuantitaElve Demand

Demand for new housing is prlmarily a function of the projected level of
household growth, estimated at 2r4OO annually during the December L965-
December 1967 period in the Toledo HI'IA. Adjustments to this level must
be made to reflect Ehe demolitions planned in the area as a part of
htghway and urban renewal activlty ln the next two years. The Eenure
of future household growth is the result of consideratlon of the current
Eenure composition of households and the continued trend toward homeowner-
ship in the HMA. The currenL level of construction by type of structure is
also taken lnto account. Giving regard to each of these factors, it is
expected EhaL about 2r55O housing units could be absorbed annually over
Ehe next Ewo years, consistlng of about Ir85O sales unlts and 7OO rental
units. An addiEional 3OO mtddle-lncome rentaL units may be marketed
only at the rents achievable with the aid of below-market-interest-rate
financlng or asslstance in land acquisitlon and cosE. This demand does
not include publlc low-rent housing or rent-supplement accommodations.

A construction volume of about 1,85O sales units annually during the
forecasE period is similar to the 1961-1965 paEEern of single-family
residentlal construction. The rates of economic and househoLd growth and
a satlsfactory sales vacancy situatlon indicate that Lhe projected level of
single-family construction should provide an adequate supply of sales
housing and leave the market ln reasonable balance at the end of the
forecast period.

Ihe projected rental demand of about I,OOO units annually is about equal
to the average authorlzatlon levet during the 1963-1965 period. Of this
Eotal rental demandr 3OO unlts of middle-income rentals would become

effectlve only at the lower rents posslble wiEh-some sort of public benefits
or assistance, excluding public low-rent housing and rent-supptement
accommodations. The projected leveI of multifamlly construction which
could be produced with market-rate financing is, therefore, below recent con-
struction levels. The reductlon in rental demand reflects the large number
of multifamily units under const.ruction at the Eime of this reporE which
wilt satisfy part of the tenant household growth anticipated in the fore-
cast perlod. The reduced rental demand ls not the result of an undesirable
vacancy situation ln new or exl,sting rental projects. Most new units in
the Toledo HMA have been absorbed well with no signlficant weakening in
the market for existlng rental units; however, absorpElon of new uniEs
durlng the next year should be observed closely, and if the market for
new construction shows signs of weakness, approprlate downr,rard-adjustments
should be made.
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Qua 1i tative Denrand

Sales Housing. The annual demand for 1,85O additional sales housing units
is expected to. approximate the sales price -distr-ibution presented :"rr the table
,belovr. The pattern is based on the distribtition of families by current ar'"ual

after-tax incomes, on the proportion of income Toledo area famllies
typicallypayforsaleshousing,andonrecentmarketexi'i:rierrce'

Estimated AnnuaI Demand for New Sales Housinq
To L edo Ohio HMA

December 1965 to December 1967

Price range Number

Under
$l2,oo0 -

14,OOO -
16,o00 -
18,ooo -

$l2,ooo
L3,ggg
t5,ggg
t7,999
,c ooo

60
60

L65
230
275

420
295
185
160

20 , OOO - 24 agc:

30,OO1 )'. iiQC)

ll 't. . ' .ri, ': ,'e r
iotal l,g5o

The demancl for new sales housing ln the forecast period is expected to be
distributed Lretween the two counties ln about the same proportion as recenE
constructioe levels, about 90 percent in Lucas county and 1o percent in
'lrlood County.

Rental Houslng. On the basis of current consEruction and land cost in the
ToIedo area, the minimum achievable gross monthly'rents without public
benefits or assistance ln financing or land purchase are $85 for efficiencies,
$lO5 for one-bedroom units, $1"25 for two-bedroom units and $145 for three-
bedroom unlts. At or above these mlnimum rents Ehere is an annual demand
for about 7OO units of renEal housing.
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At the lower rents achievable only with public benefits or assistance
in financing or land purchase an additional 300 units of new middle-
income rental housing could be absorbed each year in the Toledo HMA,
excluding public low-rent housing and rent-supplemenr accommodations.
The location factoi is of especlal importance'in the pi""i"i""-of nu,
units at the lower-rent levels. Families ln this user group are not
as moblle as those in oEher economic segments; they are less able or
willing to break with established social, church, and neighborhood
relationships, and proximlty Eo place of work frequenE[y is a governing
consideratlon in the place of residence preferred by famtl-ies in this
grouP. Thus, the uEillzation of lorgr-priced land for new renEal housing
ln outlying locatlons to achieve lower rent,s may be self-defeating unless
the existence of a demand potential is clearly evtdent.

The monthly rental at whlch prlvately-owned net additlons Lo the aggregare
rental housing inventory might besE be absorbed by the rental market are
indicated for varlous slze uniEs in the following table. These net
additions may be accomplished by either new construction or rehabilitation
at the speclfled rentaLs wlth or wiEhout public benefits or assistance
through subsldy, tax abatement, or ald in financlng or land acquisition.
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Estimated Annual Demand for New RenEal Unlts
By Monthly Gross Rent and by UnlE Size

Toledo. Ohlo. Hl,lA

December 1965 to December 1967

Size of unit
I'lonthlv

gross ,"nt3'l Efficiency

130
t25
L20
115

- 110 -
105

95
85
75

-60-
4s
30
20
10

One
bedroom

420
-390-

375
34s
320
295

-270-
240
2L5
190
165
140
115

-90
60
30
10

Two
bedroom

Three
bedroom

L25
115

95
80
75
70
60
55
40
25
10

$zo
75
80
85
90
95

100
105
110
115
120
t25
130
135
140
t45
150
160
t70
180

and
ll

tl

il

ll

il

lli

il

lt

tl

tt

ll

il

tt

ll

ll

ll

tt

It

ll

over
lt

tl

tt

tt -
tt

il

ll

It

ll-

tt

tl.

tt

ll

tt -
lt

ll

tl

il

il

32s
300
270

- 250
230
205
L75
155

- -140
L25
110

75
35
10

a/ Gross rent is shelter renE plus the cosE of utilities.

Note: The figures above are cumulative and cannot be added vertically
For example, demand for one-bedroom units at from $110 to $f20
is 55 (295 minus 240).

The preceding distribution of average annual demand for new apartments is
based on projected tenant-family income, the size distribution of tenant
households, and rent-paying propensities found to be typical in the area;
consideration is also glven to the recent absorption experience of new
rental housing. Ihus, it represents a patEern for guidance in the produc-
tion of rental housing predicated on foreseeable quant.itative and qualitative
considerations. Specific market, demand opportunities or replaeement needs
permit effective marketing of a single pro3ect differing from this demand
distribution. Even though a deviation may experience market success, iE
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should not be regarded as establishing a change in the projected pattern
of demand for continuing guidance unless thorough anaLysis of all factors
involved clearly confirms t.he change. In any case, particular projects
must be evaluated in the tight of actual market performance in specific
rent ranges and neighborhoods or sub-markets.

The locaEion of new multifamily construction in Ehe tMA in the next two
years should follow past experience. ltte majority of new rental
units have been and should continue to be built in Toledo, although some
garden-type units will probably be marketed effectively in the communities
surrounding the city.



Industrv

Wage and salary employment

Manuf act.uring

Durable goods
Prinary metals
Fabricated metals
Nonelect.rical machinery
TransportaE ion equipment
A11 other

Nondurable goods
Food
Petroleum refining
A11 other

Nonmanufacturing

Mining and quarrying
Contract construction
Transportation and utillties
Trade
Fin., ins., and real estate
Services
Government

Tab le

NonagriculEural Wage and Salary Employment, by Indust,ry
Lucas CounEv. Ohio

Annual Averases, l-95B-L964
(in thousands)

1958 1959

153.9 L56 .7

57.4 59.s

43.L 45.0

1960

Lsg.6

60.s

46.L

2L.
L4.

L96L

uI.8
s4.9

40,8

L962 L963 t964

4.
5.
7.

11.

4

13.5

45
4
5
6

15
L2

56.8

42.8
4.t
5.7
6.7

L4.T
t2.'2

14.0

3.9
5.3
6.5

L2.L
13 .0

4.5
6.0
6.8

13.3
15 .5

4.s
5.9
7.2

12. 1

15.4

4"4
2.L
7.5

4.s
2.2
7,5

4.8
2.3
7.4

L4.2
4.9
2.4
6.9

96.5

2

5
6
4
9
9

I

6
L2
34

6
23
L6

6.
L2.
34.
5.

6
L2
34

5
22
L4

2
5
1

0
5

9

7

L4
35

5
oa

13

8
13
34

5
20
13

0
3
3
1

4

2
6
6
3
2
9
8

L54.5 L57 .3 L60.2

59 .0 60. 1

14.5 L4.4 r4.L

97 .2 99.0 96.9 97.7 28.3 100.1

6

9
8
7

k

2
3
4
8
I
2

5

346

L3.7

4.8
6.2
7.4

L5,7
L2.3

4"L
1.9
7.7

15

4.7
2.2
7.5

7.
13.
35.
5.

4.4
2.0
7,3

2
3
9
8
8
6
5

2
9

5
3
9

1

9
22.
15.

6.
L2.
34.

23.
15.

2

7

5
6
1

9

I

Note: Components may noE add to totals because of rounding.

Source: Division of Research and Statisti-cs,
Bureau of Unemployment Compensation.



Firm

Electricat Drachinery
Chanpion Spark Plug

Nonelectrical Machinery
De'Vi1b iss
Doehler-Jarvis
Toledo Scale
Midland Rose Corporati.on

Glass Products
Libbey Owens Ford Glass
Llbbey GLass of Owens Illinois

Trarrsportat ion Equipment
Chevrolet Motor Dlvlsion
Dana Corporation
Kaiser Jeep

Table II

I'Ia ior Employers
Toledo, Ohio, HlfA

L964

Products

Spark plugs

Metal products
Alumtnum and zinc die castings
Scales, food machines, dishwashere
IndusErial burner and heating equipmenE

Window plate, safety gIass, etc.
Glass products

trsgemobiLg automat,ic transmissions
Unlversals, t.ransmissions, et.c.
ttJeeptt vehicles, auto parEs, etc.

t964
Employment

L,499

1, 045
2,O78
L,27 7

1, 043

5,25O
L,673

L,024

t2
2
7

944
825
702

OEher
Toledo Blade Newspaper

Source: 1965 Ohio Director of Manufacturers Ohio Department of Industrial Relatlons.



Table III

Estimated Percentage Distribution of Families by Annual Income
After Deduction of Federal Tax

Toledo - Onio. HMA

L965 and L967

A11 fam I ies
196s income 1967 income 1965 income

Nonrviii te famil ies

Annual family income
Al1

famil ies

L4
L4

100

$7,675

Tenant
f arnil ies

19
c)

10
10
'))
L2

9

5
0

6
100

$6,.175

A11
fami I ies

Tenant
f ami l ies

A11
families

Tenant
families

1967 income
A11 Tenant

families families

Under
$3, ooo
4, ooo
5,000
6,000
7,000
8,000
9,000

10,000
12, 500

$3,
-3,
-4,
- 5,

000
999
999
999
999
999
999
999

-L2,4gg
and over
Total

9

5
7

9

10
l0

9

8
16
L7

10
l1

7

11
7

26
11
13
L2
10

9
6
4
B

1

IO
o

9
9

10
5
B

9

t2
10

9
9

100

$8,075

100

$6,500

100

$5,225

3

100

$4,625

24
11
L2
11
l0
10

6
5
8
3

100

$5 ,41 5

(5

r00

$4,875

30
L2
L4
L6
10

7

4
4

2B
L2
13
L4
t2

7

5
4

6
7

8
9

I"ledian income

Source: Estimated by Housing Market Analyst.



Table IV

Population Trends
Toledo Ohio HMA

1950- 1965

December
t965

Average annual change
6Apri 1

r950

395, 55 I
5,548

lo, 193
2,433

3O3, 616
73,7 6L

59,605
t 2,oo5
4,006

43,594

Apri t
1960

456,93L
12,063
13,319
5,187

3l8,OO3
1O8, 359

72.596
13,574
5,519

53, 503

1950- 1960
Number RatC/

t960- 1

Number Rate9

6,225 t.2

1.2

Area

HMA EoEal

Lucas County
Maumee
Oregon
Sylvania Village
Toledo
Remsinder of County

Wood County
Bowling Green
Perrysburg Vi 1 Lage
Remainder of County

455, 156 529 52 564,8OO 7,437 r.5

t+86 300
L4,750
15,550
7. 600

sao. so0!/
6r, oooll

78, 5OO
15, loo

6, [39
65t
313
275

L,439
3,46C

5.175
470
390
425

12. r50!/
- a, zso!z

3.6
2.8
6.8
^ -b/
iF,
1.9
2.9
t.t

6,
56,

7.8
2.7
7.6
o.5
3.9

1.5

4t1.9
L.2
3.2
2"O

500
900

L,299
L57
r.5 1

991

l,o5o
275
]-75
600

NoEe: Components may not add to totals due to rounding.

al Derived through use of a formula designed to calc'-iiate the rate of change on a compound basis.
bl Includes about 62,200 people annexed by Toledo from Lucas County.

Sources: t95O and 1960 U.S. Censuses of Population.
1965 estimated by Housing Market Analyst.



Tabte V

Household Trends
To ledo Ohio fil,lA

1950- 1965

Averase annual chanee

Area

HMA total

Lucas County
Maumee
Oregon
Sylvania ViIlage
To ledo
Remainder of County

Ilood County
Bowling Green
Perrysburg Village
Remainder of County

t33,4tg L5g,22g 2,58L t.8

Apri I
t950

r16.599
L,579
2,799

705
go,3g2
21,L25

16,82O
2,789
1,262

12,769

Apri I
1960

December
196s

1950- 1960

-a 

I
Number Rate:'

196U-- t965
Number Rat a

l 38. 930
3, 395
3,726
I ,3gg

too, Iog
30 , 312

t 70,3oo

l48,4OO
4,150
4,35O
2. O50

r rs, goorl
t7,g5&/

2I,9OO
3,850
I ,5OO

1 6 ,550

2,233
L82
93
68

972
918

1,675
130
llo

2

2

1

I
3.
2.
6.
3.

-2.

2.8
2.8
1.0

1.9
t.7
o.2
2.1

348
50

3
295

i 8

L,g5O

3
-2

1.7
2.9
6.8
t.o
3.6

120

"Tr#l275
100

25
150

6
8
,+,

*pt

20,296
3,293
L,297

i5,lt6

t.4

Note: components may noE add to totals because of rounding.

al Derived through use of a formula designed to calculate the rate of change on a compound basis.
!/ Includes about 17,600 households annexed by Toledo from Lucas County.

Sources: l95O and 196O U.S. Censuses of Housing.
1965 estimated by Housirrg i.iarket Analyst.



Table VI

Components of the Hous ins Inventorv
Toledo Ohi o

Tenure and vacancv

Total housing supply

Occupied housing units
Or,yner occupied

Percent of aIl occupied

Renter occupied
Percent of all occupied

Vacant housing units
Available vacant

For sale
Homeowner vacancY rate

For rent
Renter vacancy rate

HMA

April l95O to December 1965

Apri I
t950

136,665

133.419
87,937

6s.9%

45,482
34. t7.

1,219
1,056

493
o.6%
s63
t.27"

r68 548 L79,7OO

Apri I
i960

t59,226
tL3,234

7r.L%

45,992
28.9%

9,322
5,850
L,6L4

1.47"
4,236

8.47"

December
t965

I 70,3OO
l22,loo

7 t .17"

48,2OO
28.37"

g ,4oo
5,9OO
I,975

t.57"
4,o25

a -.,

3, 5OO

rented or

Other vacant a/ 2,19o 3,4-72

al Includes vacant seasonal uniEs, dilapidated units, units
sold awaiting occupancy, and units he-ld off the market.

Sources: I95O and 1960 U.S. Censuses of Housing.
1965 estimated by Housing Market Analyst.



TabLe VII

Housins Units Authorized bv Buildins Permits
Toledo Ohio HMA

1955-November 31, t965

Area

HMA total

Lucas County
To Iedo
Maumee
Oregon
Sy lvania
Rest of County

Wood County
Bowling Green
Perrysburg
Rest of County

i955 1956 L957 1958 1959 1960 L96L 1962 1963 L964

2.133 2.631 3,28e/ 2.5gO

3,369
842
L29
NA
93

2,3C5

2,688
6t9
237

NA
8l

1,75L

83
58
NA
25

2,L7O
613
189
NA

230
l, I3g

L,gg6
693

52
NA

148
l,og3

L,g4-1
7lo
li9
89

rt2
817

2,443
I,O6g

I87
107
i33
941

3.036
L,69L

98
155
207
885

L44
23
83

Jarl. l-
Nov. 31,

1965

2 ,371
L,4-13

86
rl7
L46
489

219
172

26
2L

3.400 2,77t @r
I,gg4

456
i13
NA
4s

L,27O

46
NA
26

2,256. 2.C.63 2,2J2!/ 2.265

2,o42 2,Ogg
708 673
72 193

105 88
50 180

t, lo7 965

237
69
62

ro6

6r
)1
78

3L
NA
NA

31

72 86
1L
NA
15

67
55
NA

L2

r66 286 188 250
t 6l
40
79

62
54
72

a/
b/
c/

Includes 50 public housing units in Toledo.
tt47[ililil'l
fi2o3ilililtrIt

Source: Bureau of the Census, C-40 ConsEruction Reports.



Table VIII

Housins Units Authorized by Building Permits
By Type of Structure

To ledo Ohio HMA

l96O-November 31 t965

1960 1961 L962 L963 1964Area

HMA Lotal
S ing 1 e- fami ty
Mul tifami Iy

Lucas County
Single- fami Ly
Mul tifami ly

2.279 2.265
2,llcgt r,974

L69 291

2,042 , 2,099
ll-ae*' 1,832

L57 267

708
ssLgl
LL7

3,286
t,875b/
1,4I [-

3,036
I ,1t3b /|,323-

Jan. l-
Ncv. 31,

1965

2,59O
NA
NA

L r4 t-3

NA
NA

898t ,334
L,294

40

673
505
168

L,426
1,327

99

2,133
L,7O7

426

1,847
1 ,533

3t4

7to
503
207

L,L37
1,O3O

107

L74
Lt2

2,63L
| ,636

995

2,443
1,492

951

1,O69
525
s44

1,374
967
407

r44
44

l,6gL

1 ,345
1,O71

274
NA
NA

t62
88

NA
NA

2,37L
NA
NA

To ledo
Sing le- fami ly
Mu I tifami ly

Rest of county
Single- fami ly
Mu L Eifami ly

I
642. ,DI
o49-

'[^Iood County
Slng 1e- fami ly
Mu i tlfamt 1y

a/ Includes
b/ lt

237 L66
225 t42
12 24

47 public housing units
2O3rilil

286 188 250 219

Source: Bureau of the Census, C-40 Construction Reports.



Table IX

Toledo. Ohio-Ilichigan. Area Postal Vacanrv s,,rwe.

Nwember 2 2 - De cem!39_1,-!!.!!

Total residences ud

[)age I t' 2

R e side nc es llouse uailcrs

Total.possible \ acant unrt. ltnder
delrveiles \ll .: I sed \er consr.

Total possible vacant units Under
deliveries All % Used New const.

Total oossible
del i i,eri as

Vacant units- Ax '/. rfi \.- t nder Toral possible \ acant
\o. a

The Survey Alea Total

Ohlo PortLoo

Lucas Couoty

ToIedo

!,taiD Office

Branch:
Orego n

Stations:

r
Ce otral
nertherdoeos
Polnt Place
Reymld! Coroera

I{eroet
IJest Toledo

OtheE Post Offices

llal@e
Sylvanla
lJaterv i I le

Wood County

Borling creen
Perryaburg
Ros 6ford
Walbridge

120 2,5 97

777 r.658

t41 1.579

654 1.488

558 t.053

70

23 93

11 13
29 246
36 26
64
7L5

105 L43

54 83
31 53
54 75

107 239
19 63

96 435

104 2.4 85 19

r69 -922

155. 645

143.498

133. 634

5, 900

4,865

13, 667
L2,636
t2,34O
8, 685

rt,546

18,353
11, 698

12.141

5.918

5.488

5. 137

4.815

517

547
402
353
352
406

186

L59
r16

33
43

5. 141

4,747

4.483

4,2s1

447

792
r23
56

196
159

135.310

t22.926

1,12.151

103.044

t ,654

4,362

9,432
8, 310
9,423
7,246
8,657

3,572
1, 705
6, 905
6, 170

7,255

t?,5t7
10,836

9.113

4,185
3,822
t,106

10.769

4,225
3,840
t,494
L,2LO

3.175

2.789

2.543

2.292

153

2.3 2.153

2.3 2.395

2.3 2.200

2.2 2 -ot't

9.3 153

34,6t2

32.7t9

3r.34r

30. 590

4,246

503

2,743

2 .699

2.594

2.523

364

7.9 2.388

8.2 2.352

8.3 2.283

8.2 2.240

8. 5 29t!

1.075

1 .054

1 .020

642

2,840

2 ,741

2,40L

2.27 8

90

59 2.t

59 2.2

52 2.2

50 2.2

3.5

3.5

3.6

3.6

8.8

422

394

275

52.5

468

4LL

583

37

355

347

311

283

70

4

4

2L
3
5

16 3.2 t2

0.3
o.2

l1

56

5
242

15

15

143

38
10
20

10
28

378

62
43

43

325 7.1
258 6.0
144 4.9
170 11.8
207 7.2

7 7.8

.4

.7

.3

.5

.3

2

1

2
2
2

A
B
c
D

E

5.8
2.L
L.2

208
35
86

147
L94

0
9
5

4.o
3-2
2.9
4.L
1.5

536
371
327
346
399

222
L44
2L9
182
199

4,235
4,326
2,911
r,419
2,889

2L5
t42
204
'L19

t97

8

4
1I
4

32t
231
123
L67
202

584
88
23
86
4

2aL

328

B;

o.4

3 2-2

7

2
15

3
2

43
37
39

9.5

9
2
7

6
7

355

106

30

351

843
424
351
984
342

4,582
4,089
I ,193

5, 31r
4,O43
1, 549
L,244

897
L23
L20
233
2L3

9.1
5.1
r.6
3.3
2.9

208
35
43

r10
155

185

45
43
55

6,271
7t9
446
814

87

11.0
t2.2
7.6

10. 6
2t.8

16;

t14

647
4r8

689
88
34
86
19

105

11

1;

18

28

1.8

1-!

;
2

1

?

I

l
I
l.

;

248
t67

9.864 322 3.3 226

9
4 148

1.6
1.1

275
t24

169
35

89
19

836
862

68

20
o:

5l

24
13

l4

57

80
43

7l

59 5.4
26 L2.8
7 L2.7

13 38.2

105

183251

&
to2

L7

31
26

75t

397
261

87

1.378

1,0862,4

t.7
2-5

76
77
26
16

2t

9
6

203
55
34

22 5.5
36 13.5
13 14.9

22
IO
11

94
29

1.1
3.4

2.8
123

r25
83

132

I.6

at

4.E

!.t

9.5

2.9 2&

2.3
4.5
2.5

86
rL2
28

109
103

33
19

246 2.3 195

20
74

2

87

50
13

.:

84
150
t7

100
90
26
30

31
404

9l

46
2t

9
15

IQJ 7.6 69 36 34 340

26 318

26

lo 9

0
9
I

3.
7

,
3-

33
26

7

3

The survey covers dwelliog units in residences, apartm.nts, and house rrailers, including milirary, instirut
dormitories; nor does it covcr boarded-up residences o. apartments rhar are not intended for occupa.(y.

ional, pubtic housing units, and unirs used onlv seasonally. The survev Joes not cover srores. offires. e,,n'm.{(,.rt horrt. .rnJ nr,,rrls .,r

one possible delivery.

Source: FIIA postal vacancy survel conducred by collaborating postmasrer(s).



Table IX (contrd)

Toledo. Ohio-l,tlctrlgen. Area Postal Vacancy Survev

Xovelber 22-Decesber 3. 1965

Tqal rcridcnccs aod Reaidcnccs

Page 2 ot 2

llousc trailcrc

Total pecible
portel rca dclivcrica

Vacant units

All % Uecd Nc*.
Undcr

430 r.6 394 36 79

15 1.1
415 3.3

2
34

Vacmt units Under
Vaclnt sBilg

All % Used Ncw consr.
Toral ooseible Ail 7.

1e cut
Total possiLle

drlircrics uscd Ncw co6it-
Undcr Total possiblc

99

t7

Ui.chi.Ban Portion

llonroe C@trty

Duodec
Itooroe

L4.277

1, 395
12, 882

12.384 3E6 3.1 358 2a 58 1 .893'

L2 1.O 12
374 3.4 346 28

44 2.3 36 E 2l

99
2
6

1
35

2
3

3
41

138
755

5
53

257
t27

22
57

l3
381 4

dormitories; nor does it cover boardeSup residences or apartments that ee not intcndcd for occuPanc).

oae possible delivcry.

Sourcc: FHA postal vacancr survey condutted by collaborating postmaster(s).

hotels and motels. o.


